Missing Middle Housing

Thinking Big and Building Small
to Respond to the Housing Crisis

#missingmiddlehousing
@opticosdesign

City of San Jose, CA
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Daniel Parolek, AIA
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Whnatisthe “ g’
oroplem?

Why is this so
important to discuss?
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Shitting housenhold demographics

Today, 30% of
households are
single persons

By 2025
75-85% of
households will
not have children

By 2030
1in 5 Americans

will be 65+

From 2005 to 2050
Latinos will account
for 60% of the
nation's population
growth
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Shifting demand for walkable living and MMH

Balby Boomers (55-64) Millennials (25-34)

Townhomes
1%

Condos
9%

Multifamily
7%

Mobile Homes .
29 71%

Single Family
39%

Single Family

Mobile Homes

2%
Source: fealtor.com 27% Looking for MMH 59% Looking for MMH



The affordable housing crisis is rapidly growing

In 2017,

31% of American

households were

housing cost ﬁ

burdened.
~American Housing Survey
This also requires us to reflect back on U NAFFO RD

inequitable housing policies that did
not allow/made if harder non-white
households to own and build equity.

e- Plan Hlllsborough



ZoNning has been ineffective in delivering choices

Has given density §
a bad name

Should avoid using that term j{
iNn framing housing
conversation.

Higher density does not have |
to equal bigger or ugly

L — (AN
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!isconnect: Walkable Contexts vs MF Zoning

MFR-30 MFR-20 MFR-15

OFFICIAL CITY OF MEDFORD ZONING MAP
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Majority of most cities zoned for single family
nousing only

Residential land zoned for; Mdetached single-family homes M other housing

Arlington, Tex. B89%

Source: New York Times
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What is Miss|
Middle Housi

Getting it right: It’s not just
medium-density housing




Defining Missing Middle Housing
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COURTYARD
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House-scale buildings
with multiple units

in walkable neighborhoods




T is middle in two different ways

1.

. Can deliver affordability

A middle form and scale
between single family ’
and multifamily
buildings

—
Missing
Middle
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House Scale: Height, width, and depth matter
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Height
N\ 2,5 Stories max
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3 Units, Looks
| ike a House

Triplex Achieves Average
Densities of 16 du/acre
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The Barbell of
Affordable Housing

SUBSIDIZE __ INCREASE SUPPLY
i = 15 > AT MARKET RATES

A Affordable by design
9 Lower land costs
Lower construction costs
Smaller units
Local, incremental development
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Why do we call it missing?

Less than 10% of all
housing units
produced between
1990 and 2013 were
Missing Middle scale

-American Housing
Survey

Units Produced
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The concept has become a movement

] 1
Detached Dual Occupancy Attached Dual Occupancy Terraces and Townhouses

LOW DENSITY HOUSING HIGHER DENSITY APARTMENTS
Ak Planning & State of New South Wales, Australia
sonmeen | ENViFONMent
MISSING MIDDLE
T B T mwﬁfmmthumnnﬂtlmﬂhmwm :
i = ban meighbouthoods Is “gentie dersity” in the form of midrse |
R 1 mmﬂﬂmwmmmhnuﬂ krwed it o, stackod townhouses
TaEE aifvd rowe heamos :
IT B 11 :
IT BE 1 :
I R ;
1T &3 11 E
= _MiD-fosE _STACKED TOWNHOUSE TOWNHOUSE , SEMI DETACHED DETACHED.
STOREYS S-11 3.4 13 i 1-3 1-3
AV NEW FRCE S 50 SE57.012 SYES E STRRANM L1825 Toronto
AVO PEGPLE FER UNIT i 20 168 ' 212 319

--------- i
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Missing Middle Housing: San Luis Obispo, CA
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Bungalow Court Courtyard Apartment
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Missing Middle Housing: Santa Barbara, CA

Multiplex: Small Cottage Court Courtyard Building
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san Jose CA
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Missing Middle Housing: Sacramento

Bungalow Court

Opticos Design, Inc. 21



SECTION

Overview of
the types 3

Form, scale, design characteristics
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Side-by-Side

Duplex

Density
12 du/acre

Typical Lot Size

60" x 125’

17 du/acre
19 du/acre

50" x 100’

50" x 85’

Opticos Design, Inc. 24



Bungalow/Cottage Court

Typical Lot Density Density
Size (5 units / lot) (6 units / lot)
100" x 125’ 17 du/acre 21 du/acre
100" x 100’ 22 du/acre 26 du/acre
80" x 100 27 du/acre 33 du/acre

Opticos Design, Inc. 25



Fourplex

Typical Lot Size

50" x 100’

65 x 15’

Density
(4 units / lot)

32 du/acre

23 du/acre
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Aley Loaded —
One Bed

' . 37 dujacre
Front Loaded —— <
Two Bed
21 dufacre
21du/acre =

Alley Loaded ——

Two Bed

32 du/facre

Opticos Design, Inc. 27



Opticos Design, Inc. 28

Density
14 du/acre
17 du/acre
29 du/acre

Typical Lot Size
25" x 125’
25" x 100’
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Not all townhouses are the same

‘emember

Opticos Design, Inc. 29



Be careful what you enable/allow!

These types fight against
placemaking and the
creation of high-quality
places.

They do not deliver the range
of affordability intended by
most medium density zones.

Mountain View R3 project is
focused on addressing this
ISSue.

Opticos Design, Inc. 30



Multiplex: Small

Typical Lot Size

100" x 125

100" x 100
80" x 100

Density
(5 units / lot)

17 du/acre

22 du/acre
27 du/acre

Density
(8 units / lot)

27 du/acre

35 du/acre
43 du/acre

Opticos Design, Inc. 31




Courtyard Building

Typical Lot Size

125" x 160

Density Density
(8 units / lot) (12 units / lot)

18 du/acre 28 du/acre

100" x 100’

34 du/acre 53 du/acre

Opticos Design, Inc. 32






SECTION

What are the important
characteristics?

Getting it right: Missing Middle Housing is
not just medium-density housing

Opticos Design, Inc. 34



!Jharacteristics of Missing Middle Housing

1. Located in a walkable context

2. House scale. Lower perceived impact

3. Provide fewer off-street parking spaces

Opticos Design, Inc. 35



Think creatively about our approach to parking

15._Housing neeéds to be
prioritized over parking

2. You cannot be pro-affordable
housing and pro-high parking
requirements



SECTION

How is the concept
peing applied? 5

Policy, planning, zoning, effective
communication, getting it built
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Minneapolis’ progressive housing policy

Eliminated single family
zoning citywide -

Adopted a new citywide

policy that allows up to 3

units on any lot, even those

currently zoned for single m
family.
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Oregon'’s progressive state legislation: HB20O

In 2019 Oregon Governor Kate
Brown signed House Bill 2001,
which authorizes missing middle
housing in large cities’ single-
family zones.

« Cities with pop. 10,000: Duplex
allowed on any lot

« Cities with pop. 25,000: Up to
four units on any lot

POLITICS

Bill to eliminate single-family zoning in
Oregon neighborhoods passes final
legislative hurdle

Post

ed Jun 30, 2019

Michael Lloyd-The Oregonian

A set of duplexes on North Mississippi Avenue in Portland.

Opticos Design, Inc. 40
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AARP informing its members and supporters

AARP The Magazine AARP Bulletin  In Your State | AARP Foundation Discounts More ~ [J [3 % Rewards for Good Register Log In {;}v

_— :
38 million members! R

Livable Communities

Real Possibilities Great Places for All Ages™
; sscurus_unnsuz wacron IR Gerrua AROUND  TOOLKTS & RESOURCES A2 ARGHVES
1. Walking tours B
Middie Housing

AARP Home » Livable Communities - AARP » Livable Communities - ... » 5 Questions for Archi...
Livable Communities Interview

2. Roadshows / worksho PS 5 Questions for Architect Daniel Parolek About
'Missing Middle Housing'

3 C A AA P R _ V i d e O Se r i e S Between costly, cramped city apartments and oversized suburban McMansions, there's ...
. what? Here's why mid-sized, walkable new housing disappeared and how we can get it back

by Sally Abrahms, AARP Livable Communities

Q5 I S - [+ ” e CorTn

From interviews and case studies to
fact sheets and guides, get the
latest about livability.

3 A Read a recent issue D-F‘O_G{‘
(%] semanc orrac X mmnmmuamlﬁ el
0 g R— BT T a“h“'b. x ’@““
y The range of Missing Middie Housing includes a variety of building types: duplexes, triplexes, courtyard apartments, —l
bungalow courts, townhouses and mare. — Nustration from Opilicos Design, inc.
— —
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Brisbane, Australia community outreach

FLAN YOUR

YOUR PLAN

OUTCOMES

BERISBANE

LIFESTYLE

TRAVEL TIME

GREENSPACE

)

AFFORDADILITY

AFFORDABILITY

HAVE YOUR SAY —
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Informing
Small Area
Plans/Specific Plans

Downtowns, Corridors,
Neighborhood Plans

Downtown Davis, CA Specific Plan
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Form and Scale: Small, Medium, Large

Formalizing the design Legend

direction from the Small

Charrettes: O Medium
. Large

Open Space

« Establish a hierarchy of
form and scale.

« Create appropriate
transitions in built form.

* Ensure predictable built
outcome.




Regulating Plan/Zoning Map

O R

W LS Gl
YW

Soe MS.L Zone 40.13.130K
ENSL Sve S o
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Building Scale Sustainability

Courtyard building

B Quality of Life
B Living Landscape
B Energy
B Mobility
B Wwater

Waste

B Food

B B Roof Access Access to flat roofs for outdoor
open space supports use as a community garden
or similar program.

M B Native Vegetation Native plantings minimize
maintenance and water demands.

[l Courtyard Orientation Open space oriented
towards the south takes advantage of sun
and summer winds, and blocks winter winds,
encouraging active use.

[l Cross-Ventilation Designing for cross-ventilation
enables passive building cooling.

[l Energy Saving Incentives Source control
measures, such as glazed windows, result in
energy savings.

B Roof Materials High SRI roof materials help
mitigate the heat island effect.

B Solar Panels New construction projects can be
solar ready buildings.

B Preferential Parking If parking is limited,
environmentally-friendly vehicles have preference.

B Permeable Pavers Permeable pavers reduce
runoff and filter stormwater onsite.

Waste source separation Color-coded landfill,
compost, and recycling bins are located in

convenient areas. ) )
Opticos Design, Inc. 47



Mountainview: R3 Zoning Revisions

« Where most of their
older, more affordable
rental housing stock
exists

* Being torn down and
replaced with lower
density luxury
townhouses
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Portland, OR: More units-higher FAR

2,500sf 3,000sf 3,500sf

suse +2 ADUs

: '[")"Ulse +ADU - Duplex +1 ADU
Lplex * Triplex

+ -ourplex

Bureau of Planning and Sustainability A4 o\ i
Innovation. Collaboration. Practical Solutions % ;. plan n'ng .Org / n pC1 9 | 11
% \'J‘



ATorming
Regional and General
Plans

Housing policy and land uses

California and across the country
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SACOG: Housing Policy Toolkit

HOUSING POLICY
TOOLKIT

govesmrmental

nsiraints to new housing at the:
Sacramento Region

Sacramento
Area Council of
jarnmants

Zoning

Land usa authority, exsrcisad through zaning, ks an Important role of local government: & shapas
e oo we e 0 by Lsng ol 8 iliues development paltem and the regulsliony
framessnd for fubure growth. Micest of ha housing in the SACOG region ks single family housing on
larga kots ots graatar than 5 506 souare feat). This is a product of 2oning and & tairty common
aeross lhe rest of the Slate T sdding more diverss housing in mane lecalions is 8 policy goal,
than standard zoning practices should b econsidaned.

The foifowing raming polines and foods affect the lype, (oootion, ond cost of aflowed

housing, bo foolilole more housing chaoics in infill and' eslobished cormmunibins

Expand “Missing Middle® Zoning

Tissing middle” describes multiunit housing that fits within the scale of existing naighborhoods.
Wil soemetimes this teom & used ba refer (o housing affardabbe o micdie incoms households,
i Rorlbal b redarmireg bo fhes mifssing middie housing Bype, This includes dupleces, tipleses,
fourpleses, boanhomas, courtyard apartmants, and bungalow courts. Missing middia |s cheapar
ta preduca than karger apartmant bulldings. tervds b became naburalty affardabla rental housing
a5 i ages, provices. sulficien] dersity Lo suppor the shops, restaurants, and Lransil thal, ans
aszochbad with wallable: neighborhoods, and umually fits in with the look and feel of a single
farnly naighborhood Sae the appandis for mamples of missing midole from tha SACOG region.

Wal fo Change:
= Allow for duplaxas, triplexes, and founpiawes on ol residentially zoned land
+  Stratogically mzana kand to alow for derser missing midole ouer 25 unks.acne.
& Allow for higher kol coverags (75 pancent or monel for missing middls products,
+  Corsidar using maximum foar ansa or height instead of units/acne to regulaba intersiy

SACDG Hesing Podicy Teal 5
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San Diego County

strategies for Housing Affordability

Allow Small Lot Provide More Types of Homes Shorten Commutes
. . Introduce new Zoning Ordinance standards Reduce transportation expenses by
Smg'e Fam"y Homes to allow for different home types, sizes, providing opportunities for people to live
Modify Land Development Code (LDC) configurations, and price points. closer to where they work, to connect to
regulations to allow for single family regional transit services, and to be able to

homes at multi-family densities. access local goods and services.

Promote Sustainable Incentivize ADUs Update Community Expand Home Ownership

Development Make it easier and less Plans Modify LDC regulations to encourage
Preserve open space and rural expensive for Slnﬂdt:famlly _ Use Community Plan Updates as de":wp"’?"t of townhomes and
lands, while promoting home'owners toha a smal:' :ml the forum to meaningfully engage u:f': ominiums tfhat pnmde'a
development in areas where :'0 m? rk:;. so they can provide e community, determine d er;hmlfonno single-family home
transit, services, and e .’:"“5 31‘"""‘5' ’ effective locations and design —
Infrastructure are provided. zufo':s:bl: m;::hozr; :” ng parameters for Missing Middle

& and other home types.
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Nashville, TN comprenhensive plan

All Nashvillians need housing that is affordable ...

In recent years, people making less than 120 percent of Nashville Median Family Income (MFI1) have felt the pinch of higher
housing costs. This includes seniors and veterans on fixed incomes, those in the hospitality and retail industries, teachers
and public safety providers, as well as nurses and technicians in the healthcare profession. Housing is considered
affordable when a household spends less than 30 percent of their gross income on housing. Housing affordability leads to
economic stability for individuals, families, and our community as a whole.

Moderate Income
<30% MFI 30-50 % MFI 50-80 % MFI 80-120 % MFI
81% of individuals with income 65% of families with income
make less than $56,280 make less than $80,280
19% 35% 17%
—  Make greater than make greater than — s~ make less than
27% / $56,280 $80,280 ‘ ‘ $24,250
make less than —
10%
514,050 make between
$24,250 - $33,450
17%
\__  make between
$37,450 - $56,280
17% 19%
make between —/ £ \ 20% 19% : make between
$14,050 - $23,450 \— make between make between —/ $33,450 - $53,500
$23,450 - $37,450 $53,500- 580,280
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Cincinnati, OH Citywide Form-Based Code and
Comp Plan

Future land use based on
place types

Designated 42 walkable
neighborhoods for Form-
Based Code application
and city prioritization

Winner of National APA
Burnham Prize and CNU
Charter Award Grand Prize

Legend

Il Neighborhood Centers
Urban Center*

[ Urban Neighborhood*

I Traditional Neighborhood*
Compact Walkable Half Mile

DCincinnati Municipal Boundary
River

*Neighborhood Centers

) Neighborhood
Center
Type

Opticos Design, Inc. 54



Embedded allowed types within new zones

Spacific to Transect Zones

170370

T4 Neighborhood Small Footprint (T4N.2)

IT03-270 T4 Meighborhood Small Footprint (T4N.Z)

T prevwicle variary of urban Dernched or Arrachad

heusing cholkoes, in smal-ro- Ma Hedium Lot Width

Sootprins, to
high density buiding typas, which Srnall-va-Medium Foctprin
reindarce: the walkabla nabure Building st or Close to ROW
SERRE ghloeitined it Smal to No Side Setbacka

naighbarhood-serving remi wed

parvice wees adacent o this Zone, Up 1o 2% Stories

wned mappart pueblic transportation [Eevared Ground Flasr

srernaves The follwing sre

T TS

TatL2-Opan Zona [Tk 2200
The open peb-zone provides the
sune building farm burt allees e @
more divarse midal o

Gamarnl node: The drowing obowe: 0

Fi i S Privarily with Sioaps and Porches miended io fravide o bref sverview
i E of this Trarusect Zone and &
Wustrative asig
City of Cincinnati Form-Based Code Public Review Draft: 9121112 1703-2-23

1

C. Allowed Building Types

Lot

Building Type Width O Depth O Standards

Carriage House n/a nfa 1703-3.40

Detached House: 30' min.: 75" min. 1703-3.60

Compact 50" max.

Cottage Court 75' min.; 100" min. 1703-3.70
100" max.

Duplex 40' min; 100" min. 1703-3.80
75" max.

Rowhouse 18" min.: B0' min. 1703-3.90
35" max.

Multi-Plex: Small 50" min.: 100" min. 1703-3.100
100" max.

Live/Worle 18" min.: 80" min. 1703-3.130
35' max.
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Missing Middle Scan ™

Identifying policy, planning, and
zonhing barriers

City of Greenville and Greenville
County, SC

/
SV e
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l[dentity Missing Middle-Ready Contexts

Key
Identified Walkable Centers

- Neighborhood Center
- Medical/Institutional
. Parks/Open Space

Zoning Districts
Residential Districts

% Commercial Districts

Walkable Environments

= = 5 min walking distance
from Centers

= = 5 min walking distance
from Bus Stops

Opticos Design, Inc. 57



Comparing Allowed Densities to Required Densities

City

du/ac
70
70
60 61 ——
50 —
44
44
40 39
35
30 —
P e — = o o e oo o e b L
20 18
15
10 = e e e oo
0
Duplex Cottage Fourplex Multiplex Multiplex Courtyard Townhouse Live/
Court Small Large
| | |

Multiplex Large

44-55 du/ac (Front Vehicular Access)
52-70 du/ac (Rear Vehicular Access)

Courtyard Building

54-60 du/ac (Front Vehicular Access)
58-70 du/ac (Rear Vehicular Access)

N/A du/ac (Front Vehicular Access)
20-28 du/ac (Rear Vehicular Access)

— =~ A =~

a~

~ tn = -

R—

County

du/ac

70

60

70 70

61 —— —

50

54

40

44

44

39

30

35

28

20
VYRR R R ——_____ I _____} R-M20/R-1

Duplex

Cottage Fourplex Multiplex Multiplex Courtyard Townhouse Live/
Work

Court

Multiplex Large

44-55 du/ac (Front Vehicular Access)
52-70 du/ac (Rear Vehicular Access)

Small Large Building

Courtyard Building

54-60 du/ac (Front Vehicular Access)
58-70 du/ac (Rear Vehicular Access)

Townhouse

N/A du/ac (Front Vehicular Access)
20-28 du/ac (Rear Vehicular Access)
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Assessing area plans tor ability to deliver MMH

Greenville County

X N.S. N.S. X2 X N.S. X X4

Max. Density X
Allowed: Too Low

Min. Lot Area: X X X X X4
Too High

MMH Types X X X X X X X X X X
Not Identified?

Content is X8 X
Supportive of MMH

Content is Guidelines X X X X X X X X X X
(Not Regulatory)

Notes:

1Only reference to duplex, townhouses and multifamily.

2Plan update proposes down-zoning from multifamily to single-family, and down-zoning R-7.5 to R-10.

3Policy direction to limit "apartment" style of multifamily housing leaving it unclear if MMH is intended or not.
4Maijority of area is zoned for single-family.

5Guidelines appear as regulations but are only advisory.

8|n R-M and R-MA, multifamily requires a min. of 2-acre site size and 12,000 sq.ft. size respectively.

7In R-M, once 2-acre site is provided, no individual lot minimum.

8Duplexes through Fourplexes mentioned but majority of R-M Zoning being changed to Single-Family Zoning.
N.S. Not Specified

* In Progress version reviewed

The PD and FRD are not shown because it is unclear what they allow given that each project is reviewed on a case-by-case basis.
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ATorming Zoning
Reform Across the
country

Removing barriers to housing
choices and ensuring quality

Opticos Design, Inc. 60



Most zoning does not see differences
AT s A




Top Missing Middle Zoning Hacks

=3
°

Reduce Minimum Lot Size

Regulate Maximum Building Width and Depth
Increase Allowed Density/min. Square Footage of Lot
Reduce/Remove Parking Requirements

Remove Open Space Requirements :

Map More Broadly!! 7 5 &

N o oo » w0 N

Don’t Allow Tuck Under Townhouses

Opticos Design, Inc. 62



Allowed Building Types Embedded in Zones

Specific to Transect Zones ITEY-2.70
o T4 Neighborhood Small Footprint (T4N.2)
Form-Based Coding:
Each zone thoughtfull Building T, S cendard
9 Y WInE TP Width @ Depth O 5
[ ] [ ]
allows ara nge of M issing Carriage House  nla nfa 1703-3.40
Detached House: 30'min.; 75 min. 1703-3.60
[ ] [ ] '
Middle housing types Compact S0’ max.
Cottage Court 75 min,; 100" min.  1703-3.70
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Duplex 40' min.; 100" min.  1703-3.80
75' max.
Rowhouse 18' min.; 80" min. 1703-3.90
35' max.
Multi-Plex: Small 50" min.; 100" min.  1703-3.100
i T T T 100" max
eihbarhosd vy ot ied 320 0 N St S Live/Work I8 min; 80'min.  1703-3.130
:ﬂv:l;m:'::‘:ﬂ?';‘ mﬁmm Gamar! noe: Tha drowing nbave o 35‘
F. i ST i
City of Cincinnati Form-Based Code Public Review Draft: #/21/112 1703-2-13
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SECTION

Concluding Thoughnts C

A few takeaways
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Built results are shaking up the building industry




Stop Using Density, Mutlifamily, Upzoning

- J—

How many
neighborhoods do you
feel would be open to

"Increasing density” as
a general concept?

Housing choices, and options
as alternative.



Instead focus on form, scale, and housing types
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FiNa out More at
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